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Planning Commission

Staff Report
TO: PLANNING COMMISSION
FROM: STEPHANIE BUBENHEIM, PLANNER 11 &B

(480) 503-6625, STEPHANIE.BUBENHEIM@GILBERTAZ.GOV

THROUGH: AMY TEMES, INTERIM PRINCIPAL PLANNER %
(480) 503-6729, AMY.TEMES@GILBERTAZ.GOV ‘

MEETING DATE: AUGUST 1, 2018

SUBJECT: AP18-02, HAIR SECONDARY DWELLING: APPEAL OF THE
ZONING ADMINISTRATOR’S DECISION OF AN
ADMINISTRATIVE USE PERMIT, AUP18-08 FOR A
SECONDARY DWELLING LOCATED AT 1839 S. 142"° STREET
IN THE SINGLE FAMILY-43 (SF-43) ZONING DISTRICT.

STRATEGIC INITIATIVE: N/A

RECOMMENDED MOTION

A. Move to uphold the Zoning Administrator’s approval of AUP18-08 and make the Findings of
Fact for Hair Secondary Dwelling: an Administrative Use Permit to allow a secondary
dwelling on approximately 1.25 acres of real property located at 1839 S. 142" Street and
zoned Single Family-43 (SF-43), subject to conditions.

APPELLANT/APPLICANT

Name: Matt Dawson Name: Lanny & Maybritt Hair

Address: 1841 S. 142" Street Address: 1625 W. Seldon Lane
Gilbert, AZ 85295 Phoenix, AZ 85021

Phone: (602) 463-6161 Phone: (602) 997-9331

Email: cdawson125@yahoo.com Email: Ihairfamily@yahoo.com



BACKGROUND/DISCUSSION

History
Date Description
May 22, 2007 Town Council adopted Ordinance No. 1946 annexing approximately

7.46 acres south and west of the southwest corner of Ray and
Lindsay Roads. The subject site had an existing single family
residence, pool, and accessory structure.

September 25, 2007 Town Council adopted Ordinance No. 2028 (Z07-10) rezoning
approximately 7.46 acres from Maricopa County Rural-43 (RU-43)

to Single Family-43 (SF-43).

April 1, 2015 The Town approved a building permit (BLD-2015-01262) for a

1,600 square foot accessory garage on the subject site.

June 11, 2018 The Zoning Administrator approved AUP18-08, an Administrative
Use Permit for a secondary dwelling on the subject site, subject to

conditions.

June 11, 2018 The appellant appealed the approval of AUP18-08 by the Zoning

Administrator

Overview

The 1.25 acre subject site is located in a neighborhood southwest of the intersection of Lindsay
and Ray Roads and is not part of a platted subdivision. The area was annexed into the Town in
segments between 2006 and 2007 and contains existing single family residential homes on large
lots. The subject site has an existing single family residential home with a pool, and 3 accessory
structures (cabana, shed, and garage). There is a 40’ private drive easement along the north
property line that is split equally between the subject property and the property to the north.

An application was filed on March 15, 2018 with the Town for an Administrative Use Permit to
construct a secondary dwelling on the property. The secondary dwelling will include 3-
bedrooms 1.5-bathrooms, full kitchen, living room, garage, two covered porches and a basement
that includes 1-bedroom and 1-bathroom. Total first floor living square footage of the secondary
dwelling is approximately 2,752 square feet, with a total first floor under roof of approximately
3,520 square feet. Approximate square footage of basement is 2,112 square feet that will be
partially finished. After review, a Notice of Decision approving the secondary dwelling was
issued on June 11, 2018. The Notice of Decision was appealed on June 11, 2018 by a property
owner to the east of the subject property.

Surrounding Land Use & Zoning Designations:

Existing Land Use Existing Zoning Existing Use
Classification
North Residential>0-1 DU/Acre | Single Family-43 (SF-43) | Single Family Residence
South Residential>0-1 DU/Acre | Single Family-43 (SF-43) | Single Family Residence
East Residential>0-1 DU/Acre | Single Family-43 (SF-43) | Single Family Residence
West Residential>0-1 DU/Acre | Single Family-43 (SF-43) | 142" Street then Single
Family Residence
Site Residential>0-1 DU/Acre | Single Family-43 (SF-43) | Single Family Residence




Appeal Discussion

The Land Development Code (LDC) allows for Secondary Dwellings on single family properties
within the SF-6 through SF-43 zoning districts with the approval of an Administrative Use
Permit (AUP). The AUP serves to notify the surrounding property owners that an additional unit
(may be rented) is being proposed within the neighborhood and to demonstrate that the new unit
will not be negatively impactful on the existing surroundings. A letter notifying property owners
of the proposed secondary dwelling is sent out at least 15 days prior to the issuance of a Notice
of Decision (NOD). The Zoning Administrator must find that the proposed structure and
location complies with LDC standards and the Findings of Fact (see Attachment 3 for NOD).
Staff’s observations are in italics following the regulation.

Establishment. Secondary Dwellings shall not be constructed prior to construction of the
dwelling unit. The primary structure was constructed in 1994.

2. Number. Only 1 Secondary Dwelling unit is permitted on a lot or parcel. There is one
primary dwelling on the lot; this request will be the only secondary dwelling unit
permitted on the property.

3. Location.
a. Except for Secondary Dwellings constructed over a detached garage, Secondary
Dwellings shall be located within the building envelope. The secondary dwelling unit is
proposed to be located within the building envelope.
b. A Secondary Dwelling constructed over a detached garage shall not exceed the height
of the principal dwelling. The secondary dwelling is not located over a detached garage.

4. Additional Standards.
a. The entrance to the Secondary Dwelling shall not be visible from the public or private
street on which the principal dwelling fronts; The entrance of the secondary dwelling will
be located behind a proposed 8 CMU block wall, behind the primary structure and will
not be visible to the public street.
b. The Secondary Dwelling shall use utility service provided to the principal dwelling; A
new septic system is proposed to be constructed to accommodate additional volume.
Electric and water service lines will come from the services of the principal dwelling.
c. The Secondary Dwelling shall provide one additional off-street parking space in
conformance with Section 4.203X: Parking on Single Family Residential Lots. The space
may be enclosed or unenclosed; The secondary dwelling unit will include a 2-car garage.
d. The Secondary Dwelling shall not have internal access to the principal dwelling; The
secondary dwelling does not attach to the principal dwelling s fully detached.
e. Rentals of Secondary Dwellings are permitted;
f. A full kitchen is permitted in a Secondary Dwelling; and A full kitchen is proposed.
g. The design of the Secondary Dwelling unit shall be compatible with the design of the
principal dwelling in materials, colors and architectural style. A condition of approval for
the administrative use permit was the secondary dwelling will have lap siding and brick
that is similar in design to the principal dwelling. The roof material may be a lighter



color to mitigate heat if the trim of the secondary dwelling unit is painted brown to match
the color of the principal dwelling roof.

The proposed secondary dwelling is located in the rear % of the 1.25 acre site and will be located
within the building envelope. The applicant is also proposing to construct an eight (8) foot tall
CMU block wall around the property to replace existing chain link fence and a new gate that will
be located along the private access easement along the north that will give access to the
secondary dwelling unit and backyard.

The appellant submitted an application for appeal with the grounds of the appeal listed below.
Staff’s response to each item are in italics:

1.

The lot percentage (lot coverage) with two homes, cabana, and work building/garage
would exceed the 15.2% listed on the proposed site plan. After further calculation of all
existing structures on the property, the lot coverage came to a total of 15.2%. The
maximum lot coverage for properties zoned SF-43 is 30%. The addition of a secondary
dwelling unit will not exceed the maximum lot coverage allowed. Lot coverage includes
the following structures: Primary dwelling with carport, shed, accessory garage, cabana,
proposed secondary dwelling.

The proposed site plan has not been professionally surveyed. The site plan is not
required to be professionally surveyed for the AUP application. The applicant hired a
draftsman for the initial site plan, the draftsman was unable to complete work and staff
has worked with the applicant to revise the site plan. When the applicant applies for the
building permit, the construction drawings must be professionally sealed and drawn to
scale.

Devaluation of neighboring properties as they are 1+ acre pieces. Neighboring properties
are similarly zoned SF-43 and may be developed with accessory structures, guest
quarters and secondary dwellings per LDC standards. There is no evidence to be
provided that the proposed secondary dwelling will devalue neighboring properties.

Property presents itself for future residential rental possibilities. Any secondary dwelling
is permitted to be a rental property per LDC Section 2.106.D.4.e. Also, in compliance
with the new A.R.S. 9-500.38, Vacation or Short-Term Rentals are permitted uses within
single family and multi-family zoning districts. The subject site will be unable to split
into two separate parcels in the future because the two lots would not meet the
requirements of minimum lot size within the current SF-43 zoning district. Per LDC
Section 2.106.D.4.b., the utility services will be required to come from the primary
structure and will be verified during the building permit process and inspections. The
secondary structure and primary structure utility services for electricity and water will be
under one bill for each utility provider.

Increased traffic on easement given for ingress/egress for residents on back acreage lot.
The 40° unpaved ingress/egress easement along the north property line is shared equally
(20" on each property) between the subject site and the property to the north Two
additional properties utilize the easement for access as they do not front 142" Street.
The easement may not be blocked and parking for the secondary dwelling will be
provided on-site with an attached garage. The LDC does not have regulations regarding
traffic on private ingress/egress easements; any issues with the shared easement would
be handled among parties as a civil matter.



Project Data Table

Site Development Required per LDC Proposed for Secondary
Regulations Dwelling
Maximum Height (ft.)/Stories 35°/2° 1-story
Minimum Building Setbacks
(ft)
Front to ROW 40° 40°
Side to residential 30° 30°
Rear to residential 40° 40
Lot Coverage 30% 15.2%
Parking Primary Residence: Primary Residence:
2 covered spaces 2 open spaces (carport)
Secondary Dwelling: Secondary Dwelling:
1 additional space 2 covered spaces

PUBLIC NOTIFICATION AND INPUT

A notice of public hearing was published in a newspaper of general circulation in the Town, an
official notice was posted in all the required public places within the Town and neighborhood
notice was provided per the requirements of the Land Development Code Article 5.205.

During the AUP neighborhood notification period, staff received phone calls and emails from
surrounding property owners and the following concerns were brought forth:
e The size of the secondary dwelling unit
The ability of the secondary dwelling unit to be rented out in the future
The maximum lot coverage
The use of the private drive easement
Utility services being separate from the primary dwelling
The possibility of a lot split in the future

REASONS FOR THE RECOMMENDATION

The Planning Commission is required to make four findings in order to UPHOLD the Zoning
Administrator approval of the Administrative Use Permit. The findings are listed here along
with reasons why staff considers that the findings are or are not met in this case. These findings
are:

1. The proposed use will not be detrimental to the health, safety, or general welfare of
persons living or working in the vicinity, to adjacent property, to the neighborhood, or to
the public in general;

The Secondary Dwelling, as conditioned, will not impact the neighboring uses or the community
in general. The proposed structure will meet all required building setbacks from neighbors, is
below maximum height limits and will provide required parking on-site. The proposed structure
meets all of the LDC Development Standards and is designed to blend into the existing
neighborhood.



2. The proposed use conforms with the purposes, intent, and policies of the General Plan and
its policies and any applicable area, neighborhood, or other plan officially adopted by the
Town Council;

The General Plan land use classification for the lot is Residential > 0-1 DU/acre. This
classification designates areas for low-density single-family residential development of a semi-
rural, large-lot character. The proposed Secondary Dwelling is in conformance with the General
Plan Vision, Goals, and Policies as noted in the applicant’s narrative. Specifically, the proposal
conforms with Policy 1.3 “Encourage residential development that allows for a diversity of
housing types for all age groups and is accessible to a range of income levels” and Policy 4.1
“Provide an adequate supply of appropriately zoned land to accommodate a variety of future
housing needs.

3. The proposed use conforms to the conditions, requirements, or standards required by the
Zoning Code and any other applicable local, State, or Federal requirements.

LDC Section 2.106.D requires a Secondary Dwelling to meet regulations related to
establishment, number, location and seven (7) additional standards in Single Family - 43 (SF-43)
zoning district. As conditioned, the proposed construction will meet all applicable standards and
the design will be compatible with the design of the principal dwelling in materials, colors and
architectural style. Rentals of Secondary Dwellings are permitted per LDC Section 2.106.D.4.e.

4. The proposed use, as conditioned, would not unreasonably interfere with the use and
enjoyment of nearby properties.

As conditioned, the request to construct the Secondary Dwelling will not unreasonably interfere
with the use and enjoyment of nearby properties. On the 1.25 acre subject site, the proposed
structure meets all required building setbacks from neighbors, is below maximum height limits
and will provide required parking on-site.

STAFF RECOMMENDATION

Staff recommends the Planning Commission move to UPHOLD the Zoning Administrator’s
approval of AUP18-08 and make the Findings of Fact for the Hair Secondary Dwelling Unit: an
Administrative Use Permit to allow a secondary dwelling on approximately 1.3 acres of real
property located at 1839 S. 142" Street and zoned Single Family-43 (SF-43), subject to
conditions:

1. The approval of AP18-02 the Hair Secondary Dwelling at 1839 S. 142" Street shall
conform to information illustrated on attachments approved by the Zoning Administrator
on June 11, 2018.

2. AP18-02 shall conform to all requirements for Secondary Dwellings as identified under
Land Development Code, Section 2.106.D.

3. Secondary dwelling shall use utility service provided to the principal dwelling.



4. Lap siding and brick that is similar to the design and architectural style of the principal
dwelling unit shall be used. The roof material may be a lighter color to mitigate heat, if
the trim of the secondary dwelling unit is brown to match the color of the principal
dwelling unit roof.

Respectfully submitted,

Se

Stephanie Bubenheim
Planner Il

Attachments and Enclosures:

1) Notice of Public Hearing

2) Aerial Photo

3) Notice of Decision with Exhibits issued on June 11, 2018
4) Appeal Application submitted on June 6, 2018

5) Correspondence

6) AUP18-08 Project Narrative



AP18-02 Hair Secondary Dwelling Unit
Attachment 1: Notice of Public Hearing
August 1, 2018

Notice of Public Hearing

PLANNING COMMISSION DATE: Wednesday, August 1, 2018 TIME: 6:00 PM*
* Call Planning Department to verify date and
LOCATION: Gilbert Municipal Center time: (480) 503-6625

Council Chambers
50 E. Civic Center Drive

REQUESTED ACTION:

AP18-02 (AUP18-08): Appeal to the Gilbert Planning Commission from the Town of Gilbert Zoning Administrator's
approval of an Administrative Use Permit (AUP) to allow a secondary dwelling on approximately 1.3 acres of

real property located at 1839 S.142nd Street. The property is zoned Single Family-43 (SF-43). The Planning
Commission may uphold approval of the AUP or deny approval of the AUP.

* The application is available for public review at the Town of Gilbert Development Services Monday - Thursday 7 a.m. - 6 p.m.
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APPLICANT: Matt Dawson TELEPHONE: (480) 503-6625
CONTACT: Town of Gilbert, Stephanie Bubenheim E-MAIL: stephanie.bubenheim@gilbertaz.gov
ADDRESS: 90 E. Civic Center Drive

Gilbert, AZ 85296







AP18-02 Hair Secondary Dwelling Unit
Attachment 3: Notice of Decision with
Exhibits on June 11, 2018

August 1, 2018

GILBERT

ARIZONA

NOTICE OF ADMINISTRATIVE DECISION

June 11, 2018

Applicant Lanny & Maybritt Hair
1625 W. Seldon Lane
Phoenix, AZ 85021
P: 602-997-9331
E: lhairfamily@yahoo.com

Case: AUP18-08, Hair Secondary Dwelling

Subject Administrative Use Permit — Secondary Dwelling located at 1839 S. 142"
Street in the Single Family Residential - 43 (SF-43) Zoning District.

Mr. and Mrs. Hair:

The Town Zoning Administrator has reviewed and approved the application for an
Administrative Use Permit (AUP08-08) to allow a Secondary Dwelling.

The applicant proposes to construct a new 3,520 square foot Secondary Dwelling, 1-story with
basement building, with attached 2-car garage, on the 1.3 acre (57,643 sq. ft.) subject site. The
Land Development Code (LDC) allows parcels within the Single Family Residential districts to
have a Secondary Dwelling subject to LDC Section 2.106.D.

The subject site is located in the Single Family - 43 (SF-43) zoning district, and is adjacent to
other parcels zoned Single Family - 43 (SF-43) zoning district. The property has an approved
existing detached garage at the rear portion of the property (northeast corner of property). The
Administrative Use Permit (AUP18-08) will allow the proposed use (Secondary Dwelling) on
the subject site.

The Zoning Administrator is required to make four findings in order to approve an
Administrative Use Permit. The findings are listed here along with reasons why staff considers
that the findings are or are not met in this case. These findings are:

1. The proposed use will not be detrimental to the health, safety, or general welfare of

persons living or working in the vicinity, to adjacent property, to the neighborhood, or to
the public in general;

Town of Gilbert | A Community of Excellence 190 East Civic Center Drive, Gilbert, AZ 85296 Phone: 480-503-6700 Fax: 480-497-4943 Web: www gilbertaz.gov



The Secondary Dwelling, as conditioned, will not impact the neighboring uses or the community
in general. The proposed structure will meet all required building setbacks from neighbors, is
below maximum height limits and will provide required parking on-site. The proposed structure
meets all of the LDC Development Standards and is designed to blend into the existing
neighborhood.

2. The proposed use conforms with the purposes, intent, and policies of the General Plan and
its policies and any applicable area, neighborhood, or other plan officially adopted by the
Town Council;

The General Plan land use classification for the lot is Residential > 0-1 DU/acre. This
classification designates areas for low-density single-family residential development of a semi-
rural, large-lot character. The proposed Secondary Dwelling is in conformance with the General
Plan Vision, Goals, and Policies as noted in the applicant’s narrative. Specifically, the proposal
conforms with Policy 1.3 “Encourage residential development that allows for a diversity of
housing types for all age groups and is accessible to a range of income levels” and Policy 4.1
“Provide an adequate supply of appropriately zoned land to accommodate a variety of future
housing needs.

3. The proposed use conforms to the conditions, requirements, or standards required by the
Zoning Code and any other applicable local, State, or Federal requirements.

LDC Section 2.106.D requires a Secondary Dwelling to meet regulations related to
establishment, number, location and seven (7) additional standards in Single Family - 43 (SF-43)
zoning district. As conditioned, the proposed construction will meet all applicable standards and
the design will be compatible with the design of the principal dwelling in materials, colors and
architectural style. Rentals of Secondary Dwellings are permitted per LDC Section 2.106.D.4.e.

4. The proposed use, as conditioned, would not unreasonably interfere with the use and
enjoyment of nearby properties.

As conditioned, the request to construct the Secondary Dwelling will not unreasonably interfere
with the use and enjoyment of nearby properties. On the 1.3 acre subject site, the proposed
structure meets all required building setbacks from neighbors, is below maximum height limits
and will provide required parking on-site.
The approval is subject to the attached Findings of Fact and the following conditions:
1. The approval of AUP (AUP18-08) the Hair Secondary Dwelling Unit at 1839 S. 142™
Street shall conform to information illustrated on attachments approved by the Zoning
Administrator on June 11, 2018.

2. AUP18-08 shall conform to all requirements for Secondary Dwellings as identified under
Land Development Code, Section 2.106.D.

3. Secondary dwelling shall use utility service provided to the principal dwelling.

Town of Gilbert | A Community of Excellence 190 East Civic Center Drive, Gilbert, AZ 85296 Phone: 480-503-6700 Fax: 480-497-4943 Web: www gilbertaz.gov



4. Lap siding and brick that is similar to the design and architectural style of the principal
dwelling unit shall be used. The roof material may be a lighter color to mitigate heat, if
the trim of the secondary dwelling unit is brown to match the color of the principal
dwelling unit roof.

Note: Per LDC Section 5.404, approval of an Administrative Use Permit shall automatically
expire 3 years from its effective date unless commencement of construction pursuant to a valid
building permit has occurred.

This decision is final unless appealed within 10 days of the Notice of Decision pursuant to the
procedures set forth in Section 5.2011 of the Land Development Code. The effective date of
AUP18-08 is June 11, 2018. Please contact Stephanie Bubenheim at (480) 503-6625 or
Stephanie.bubenheim@gilbertaz.gov if you have any questions regarding this notification.

Respectfully,

Catherine Lorbeer, AICP
Zoning Administrator

cc: Stephanie Bubenheim, Planner |1

Attachments:
1. Findings of Fact
2. Site Plan
3. Building Elevations

Town of Gilbert | A Community of Excellence 190 East Civic Center Drive, Gilbert, AZ 85296 Phone: 480-503-6700 Fax: 480-497-4943 Web: www gilbertaz.gov



FINDINGS OF FACT
AUP18-08, Hair Secondary Dwelling Unit — 1839 S. 142" Street

1. The proposed use will not be detrimental to the health, safety, or general welfare of
persons living or working in the vicinity, to adjacent property, to the neighborhood, or to
the public in general;

2. The proposed use conforms with the purposes, intent, and policies of the General Plan
and its policies and any applicable area, neighborhood, or other plan officially adopted by
the Town Council;

3. The proposed use conforms with the conditions, requirements, or standards prescribed by
the Zoning Code and any other applicable local, State, or Federal requirements; and

4. The proposed use, as conditioned, would not unreasonably interfere with the use and
enjoyment of nearby properties.

Town of Gilbert | A Community of Excellence 190 East Civic Center Drive, Gilbert, AZ 85296 Phone: 480-503-6700 Fax: 480-497-4943 Web: www gilbertaz.gov
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STANDARD CONSTRUCTION NOTES

General-

LAl construction, plumbing, electrical and mechanical will comply with the
IRC One and two Family Drelling Code and State, County and Municipal Codes.

2.Construction shall comply with all Covenants, Conditions and Restrictions
recorded against the land.

3.General contractor and all subcontractors will revien plans for accuracy and
verify all dimensions and compliance with dbove codes (see #) prior to the
start of construction. Bids submitted will be according to such review.

4Safety, care of adjacent properties during construction, and complionce with
all applicable safety regulations Is, and shall be, the contractors and
subcontractors responsibllity.

5.All trees to be protected from damage of construction process and machines
unless approved for removal by onner.

Concrete-

I.Concrete shall be 5-1% air entrained with a minimum compressive strength of:

a) 2500 psi for basement walls and Foundations not exposed to weather and for
basement slabs and interior slabs on a grade.

b) 3000 psi for basement foundation and exterior walls and other vertical work
exposed to weather.

¢) 3500 psi for carport and garage Floor sldbs for porches and steps exposed to
neather. [Tdble R402.2].

2.All concrete form work to be adequately tied together and braced to form a
trve line, square corners and plumb walls.

3.All reinforcing bars shall conform to ASTM Spec (A625 Deformed bars with
minimum yleld stress of 40,000 psl) Welded wire fdoric to be 6x6, 10/10,
conforming to ASTM spec 185.

4.Poured footing to be poured on level (less the 1" in 10-0" slope),
undisturbed soll.

S.nstall 3'X3"X0.229 plate washers between foundation sill plate and nut on
all foundation bolts.

6.Cranl space venting minimum 1.0 sqft. for each 150 sqft. of foundation area.
Metal-

LAl flashing to be 24 ga. G.l. metal. Gravel stops and beam caps to be 22 ga.
S:lenFerFaarlr;lng connections to be Simpson Company, or dpproved equivalent. Simpson
HI to be vsed at each truss to top plate connection.

Framing-

| Exposed plynood to be exterior grade CCX. Nail 6" on edge 12" In fleld.

2.All dimension lumber to be Douglas Fir-Larch, 2x4 standard or better all other
#2 or better unless noted othernise.

3.All nalls to be double plated, and plated Joints will not be less than 48"
apart. Top plate of Interlor partitions shall tle full into exterior wall plate.

4.Provide operdble egress nindows at basement and every sleeping room with
a minimum clear opening of 5.1 sq.ft. (Ground Floor egress windon 5'sq/ft.) Least
openanble height: shall be net 24"; least openable wWidth: shall be net 20"

slll helght shall not be more than 44" dbove the Floor. (R3I0.).

5Level changes at entries to be minlmum 1/2" maximum 7 172"

©.Exterior bearing wall headers to be 2-2xI0 with 2" rigid Insulation.

Tinterlor bearing wall headers to be 4x6#2 di-l unless noted.

&Plumbing walls to be 2x6 (verfly with plumbing contractor).

9.Provide blocking for backing: Shower rod, 84" height; Towel rod, 42" height;
Curtain rod, each side of all nindows.

I0.All pre-wiring for telephone, TV, Stereo etc. to be coordinated with onner.
ILAIl trusses to be per manufacturers engineering specifications. Truss detalls
to be provided vpon framing inspection. Truss manufacturer to verify all spans
and configurations prior to truss fdbrication.

12.Trusses shall not bear on Interior partitions unless so designed.

13.Insulation baffles to be CDX plywood (or approved equal); no felt paper
alloned. Use scrap IF availdole.

Masonry-
1.5tone or Brick selected by onner.
2 Fire damper required except for gas fireplace.

3.Provide an outside air inlet, at least 6 square inches. The inlet shall be
closable (dampered) from the bullding Interior. Duct shall be non-combustible
and continuous from the interior to the exterior of the building. The inlet
shall be located near, or on the floor within 24 inches of the fireplace or
appliance. [RIO06]
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Thermal Protection-

lInsulation required as follows:

Exterior Walls; R-2I

Floors; R-30

Celling; R-35

2XI0 or 2XI12 Rafter vavlted ceiling for a maximum of 50% of the heated
fFloor space area shall be alloned with R-30 Insulation.

Foundation Walls; R-11

Fourched Air Duct; R-&

Water Heater; R-Il wrap

Slab on Grade; R-15

2.5ix millimeter black polyethylene (reinforced If under slab) ground cover
required at foundation.

3Napor barrlers at exterior walls (one dry cup rating or less).

4.Doors and windows to be weather-stripped.

5. Windows shall have a maximum U-0.35. Skylights: Maximum UO.60

6. Exterior doors shall have a maximum U-O.20. Exterlor doors with >2.5 sq.ft.

glazing shall have a maximum U-0.40 (double pane with lon-e coating or tripple
pane glazing shall be deemed to comply with the U-0.40 requirement).

Plumbing-
|.Fixtures to be identifled by onner. Color to be white unless specified.

2.Plumbing waste lines to be located as follons: The center line of water closet
naste line to be 12" from face of wall behind; Tub waste lines to be centered in
wall behind controls and 15" face of side wall.

3.All wallboard joints, cut edges and pipe openings at tub and shower enclosures
to be protected with a separate coat of tile adhesive vsed as sealer. Prior to
application of the finish material, all openings around pipes, fixtures, etc. to

be cavlked with approved waterproof non-hardening cavlking compound.

4.The maximum amount of water used by new plumbing fixtures: a) tollets: 1.6
gal. per flush; b) shoner heads: 2.5 GPM; c)interlor faucets: 2.5 GPM.

5.5howers shall be equipped with control valves of the pressure balance/
thermostatic mixing, or the combination pressure balance/thermostatic mixing
valve type with high limit stops In accordance with ASME All2.18.1. [P-418]

6.Glass tub and shower doors to be safety glazed to comply nith CPSC 16-CFR,
Part 1201,

TPlumbing contractor to install plumbing to minimize noise from vse and protect
structural support members.

&Nater heaters to be provided with pressure relief valves with provision to
drain to exterior or approved drain.

d.Water heaters shall be anchored to resist horizontal movement. [P-508.2]
|0.Storm water drains (within 5' of foundation wall) shall be of material as

specifled for sanitary drainage work. Storm water sewers (5' and beyond
foundation) shall be of an approved material as per plumbing contractor.

Finish-

LAl finishes to be identified by onner, including cdbinets, doors, and Finish
trim, etc.

2Flash all exterior doors, windows, and horizontal wood trim as required.
3.Counter tops to be self edged, and coved. (or as per ownner)
4.All open flames and glow elements to be minimum 18" above garage Floor.

5.The garage shall be completely separated from the residence and Its attic area
by means of type"X" board or equivalent applied to the garage side. hhere the
separation Is a floor-celling assembly, the structure supporting the separation
shall be protected by type™" board or equivalent. [R-302.6]

6.5kylights shall be of an approved kit design, or provide construction plans
and detalls on site to be dpproved by the inspector before installation begins.
All minimum glazing and curb requirements of R-308.6 shall be met.

TProvide a minimum of 30" wide-space and 21" clear In front of all water
closets. [Figure R3071.I]

& Minimum hallway width 36": Finish wall to Finish wall. [R-3l1]

d.Provide on gpproved smoke detector on all floor levels and at all sleeping
areas. All detectors in "new construction” shall receive their primary source of
power from the permanent built-in Wiring, With battery back uvp In case power s
interrupted. Smoke detectors shall not be located between sleeping areas and any
cold air return. Coordinate location with fleld Inspector. [R-314]

IORecessed light fixtures Installed In insulated cavities shall be ldbeled as
sultable for being Installed In direct contact with Insulation, Le. IC rated.
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Red brick to match

primary dwelling unit.

Lap siding to match primary dwelling unit.
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AP18-02 Hair Secondary Dwelling Unit
Attachment 4: Appeal Application

submitted on June 6, 2018 (S & 1V
@ August 1, 2018
GILBERT Plan Type: Appeal

Description (Proposal Name):  Hair Secondary Dwelling Unit

Case Number (Being Appealed: AUP18-08

Address or Location: 1839 S. 142nd Street, Gilbert, AZ 82595

Grounds upon which the appeal is based (attach separate sheet if necessary):

The lot percentage with two homes, cabana, and work building/garage would exceed
the 15.2% listed on the proposed site plan.

The proposed site plan has not been professional surveyed.

Devaluation of neighboring properties as they are 1+ acres pieces.

Property presents itself for future residential rental possibilities.

Increased traffic on easement given for ingress/egress for residents on back acreage lot.

Request (work class):

[:I Admin DR to DRB/RDC E Admin Relief to Planning Commission
Admin Decision to Zoning Hearing Officer Design Review Board to Town Council
Minor Land Division to Planning Commission [_] Planning Commission to Town Council

Zoning Administrator to Board of Adjustment Zoning Administrator to Planning Commission
Zoning Hearing Officer to Board of Adjustment

Applicant/Contact: (All information must be provided)
Company: Matthew Dawson

Contact Matthew Dawson E-mail. cdawson125@yanoo.com
Address: 1641 5. 142nd Street

City, Zip:  Gilbert 85295

Phone: b [ ] Business [+] Mobile [ ]Home [ ]Other
Signature: Y« ela Date: June 6, 2018

Administrative Completeness Review
Staff will review the application to ensure all required documents and information has been included. If

required information is missing, applicant will be notified that the application has been rejected until all
required information is submitted. If the application is rejected, upon resubmittal, a new Administrative
Completeness Review will be conducted. Staff may also determine if the request does not fall under the
purview of this application type.

AR.S. § 9-843. Prc 25 ees;

A. A municipality shall not base a ||censmg decnsmn in whole or in part ona Ilcensmg requirement or condition that is not specifically
authorized by statute, rule, ordinance or code. A general grant of authority does not constitute a basis for imposing a licensing
requirement or condition unless the authority specifically authorizes the requirement or condition.

B. Unless specifically authorized, a municipality shall avoid duplication of other laws that do not enhance regulatory clarity and shall
avoid dual permitting to the maximum extent practicable.

C. This section does not prohibit municipal flexibility to issue licenses or adopt ordinances or codes.

D. A municipality shall not request or initiate discussions with a person about waiving that person's rights.

E. This section may be enforced in a private civil action and relief may be awarded against a municipality. The court may award
reasonable attorney fees, damages and all fees associated with the license application to a party that prevails in an action against a
municipality for a violation of this section.

F. A municipal employee may not intentionally or knowingly violate this section. A violation of this section is cause for disciplinary action
or dismissal pursuant to the municipality's adopted personnel policy.

G. This section does not abrogate the immunity provided by section 12-820.01 or 12-820.02.

g \-(?’h ey Staff Use Only:

Permit Number: PH _QO 2( C)(KX)&\
e .

7-18-17

sle o) 5/963/



AP18-02 Hair Secondary Dwelling Unit
Attachment 5: Correspondence
August 1, 2018

Stephanie Bubenheim

From: Stephanie Bubenheim

Sent: Thursday, June 14, 2018 3.05 PM

To: 'Aaron Liddle'

Subject: RE: 1839 S 142nd St. Administrative Use Permit (AUP18-08)

Aaron, | understand the scenario you are presenting. A neighbor who sees a violation on a property is able to report it
to our code officers or Town of Gilbert 311 so they can investigate the proposed violation. The use permit does not
grant the homeowner to separate utilities.

Administrative Use Permits are approved or denied based on findings of fact and code requirements, UP18-08 has been
approved and met all the findings that the code requires, the appeal window is still open and as | have mentioned
before, a neighbor has submitted an appeal application. Once a public hearing date has been set you will be notified
and you are welcome to present your concerns in front of the Planning Commission.

Stephanie Bubenheim

Planner Ii | Development Services | Town of Gilbert

90 East Civic Center Drive | Gilbert, AZ 85296

Work: 480.503.6625 | Email: Stephanie.Bubenheim@gilbertaz.gov

Mon-Thurs, 7:00am - 6:00pm | Closed Fridays

(2 GILBERT

ARIZONA

CONNECT WITH LS

060000

From: Aaron Liddle I
Sent: Thursday, June 14, 2018 11:41 AM

To: Stephanie Bubenheim
Subject: Re: 1839 S 142nd St. Administrative Use Permit (AUP18-08)

Hi Stephanie,

I feel like you don't understand what people are able to do in this situation. Once the secondary home is built
and permits are completed. The homeowner can easily switch the secondary home power to come from his
garage panel.

By authorizing the use permit, he now has the ability to separate his SRP utilities. From the site plan provided,
it looks like they are getting a separate water meter. They have the ability to: build a home, relocate the power
source so it has its own meter with the detached garage, record a lot split (the county does not verify for
conforming) and then sell the front house and live in the back house.

That is quite a loophole in the code requirements. The only way to prevent the homeowner from having the
ability to do this is by denying the user permit.

I strongly urge you to reconsider the authorization of this permit. The only way to protect the community from
this code violation is to deny the use permit until the homeowner relocates the detached garage power to come

through the original home's meter.
1




Thanks
Aaron

On Thu, Jun 14, 2018 at 7:48 AM, Stephanic Bubenheim <Stephanie.Bubenheim@gilbertaz.gov> wrote:

Hi Aaron,

The accessory garage on the Hair property has a separate SRP service with a panel and meter from the primary
dwelling. This is permitted for accessory structures, the service is coming from a utility pole on the southeast area of the
property. The structure received a building permit in 2015.

The secondary dwelling is not permitted to utilize this service, electric service has to come from the panel and meter on
the primary dwelling and both dwellings would be on one utility bill. The intent behind this code requirement is to keep
the units together under one property so that the property cannot be split in the future. Part of the building permit
process is ensuring that the secondary dwelling meets code requirements and inspections are required.

Stephanie Bubenheim

Planner Il | Development Services | Town of Gilbert

90 East Civic Center Drive | Gilbert, AZ 85296

Work: 480.503.6625 | Email: Stephanie.Bubenheim@gilbertaz.gov

Mon-Thurs, 7:00am - 6:00pm | Closed Fridays
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ARIZONA
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060000

From: Aaron Liddle
Sent: Wednesday, June 13, 2018 12:43 PM

To: Stephanie Bubenheim
Subject: Re: 1839 S 142nd St. Administrative Use Permit (AUP18-08)

Hi Stephanie,



Attached is the panel and meter of the detached garage on the northeast corner of the property. If the property
owner has stated that the power is coming from the home, he has not been honest about it.

Thanks

Aaron

On Wed, Jun 13, 2018 at 12:26 PM, Aaron Liddl<| NG v ot<:

Preventing separate utility meters will prevent a parcel split. But the county does not enforce conformity when
doing lot splits. It is up to the town or city to enforce conformity through not allowing building permits. Once a
permitted home has been built, there is nothing to enforce conformity.

Case and point, I had a friend that purchased the property at [ N S V' hcn he purchased it,
someone had split the lot into two non-conforming parcels. (Lot split not enforced) But when my friend, applied
for a building permit, he was required to combine the lots. (Conformity enforced)

I think the power source of the garage panel needs to be verified. I'm at the office but I was pretty sure the
power is coming directing from an SRP overhead power line at the back corner of the property. Just because it
isn't stated that way on the plans, doesn't make it so.

Thanks

Aaron

On Wed, Jun 13,2018 at 12:17 PM, Stephanie Bubenheim <Stephanie.Bubenheim(@gilbertaz.gov> wrote:

The garage on the property does have separate power from the principal dwelling which is permitted for accessory
structures. The applicant is already aware that the town will not allow SRP service to be pulled from the accessory
garage and this would be checked during the building permit process, this was addressed during 1* review of the use
permit. The parcel will still be unable to be split because of minimum zoning requirements for the SF-43 zoning district
such as lot size in Section 2.104.

Stephanie Bubenheim

Planner il | Development Services | Town of Gilbert

90 East Civic Center Drive | Gilbert, AZ 85296

Work: 480.503.6625 | Email: Stephanie.Bubenheim@gilbertaz.gov

Mon-Thurs, 7:00am - 6:00pm | Closed Fridays
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From: Aaron Liddle N
Sent: Wednesday, June 13, 2018 12:05 PM

To: Stephanie Bubenheim
Subject: Re: 1839 S 142nd St. Administrative Use Permit (AUP18-08)

Thank you for the quick response. One more concern I want to address. It is my understanding that the power
for the detached garage in the back of the property is coming directly from the powerline in the back yard. What
would prevent him from pulling his power from the garage meter and then be able to split the parcels for sale?

Thanks

Aaron

On Wed, Jun 13, 2018 at 11:54 AM, Stephanie Bubenheim <Stephanie.Bubenheim(@gilbertaz.gov> wrote:

The purpose of public notification is to keep surrounding property owners involved in a process that requires special
permit, opinions are not ignored and there is a possibility to appeal an Administrative Use Permit. The main concerns
from neighbors is the ability for the structure to become a rental which is permitted in the code, and the size of the
structure which currently the code does not have a limitation on square footage of secondary dwelling units, aside from
not exceeding maximum lot coverage.

I have attached a link to the LDC please see Section 2.106.D regarding secondary dwellings, they are permitted to have a
full kitchen and have residents: https://www.gilbertaz.gov/home/showdocument?id=8465

There is a neighbor that has applied for an appeal but is out of town this week, | am waiting on his confirmation.

Stephanie Bubenheim
Planner Il | Development Services | Town of Gilbert
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From: Aaron Liddle I

Sent: Tuesday, June 12, 2018 7:31 PM
To: Stephanie Bubenheim
Subject: Re: 1839 S 142nd St. Administrative Use Permit (AUP18-08)

Thank you for your response. I’'m aware of at least two other neighbors that opposed this secondary dwelling.
What was the purpose of sending the notices if our opinions would not have any effect on the decision?

My understanding has been that any second dwelling could not have a full kitchen and permanent residents. If
that is the case, this would be an exception to the rule.

Is there an appeals process or a town council meeting that this goes before that I can make my case?
Thanks

Aaron Liddle

On Jun 12, 2018, at 5:03 PM, Stephanie Bubenheim <Stephanie.Bubenheim@GilbertAZ.gov> wrote:

Hi Aaron,

Thank you for sharing your concerns with the town, we welcome any comments as part of the public
notification process.

| understand your reservations for a secondary dwelling within your neighborhood, but to address some
of your concerns, the request for a secondary dwelling unit does not change the zoning of a property. A

secondary dwelling unit is permitted subject to approval of an Administrative Use Permit in any single-
5



family zoning district subject to specific requirements that must be met per LDC 2.106.D. One of these
requirements is utility services must be provided through the principal dwelling. This condition is
required in order to prohibit a future lot split and creating two separate properties. In this case 1839 S.
142" Street is complying with this regulation and will not be able to split the property in the future
because it will create two non-conforming lots. Any secondary dwelling unit is permitted to be a rental
property, much like any single-family property is permitted to be a rental property or to be used as a
short-term rental in the town.

The Notice of Decision for UP18-08 was sent out yesterday and was approved based on the findings of
fact and the request is meeting code requirements, | have attached the letter for your viewing. 1 also
strongly suggest that you voice your concerns to your neighbor about the private road and see if there
might be a compromise that can be met.

Stephanie Bubenheim

Planner Il | Development Services | Town of Gilbert

90 East Civic Center Drive | Gilbert, AZ 85296

Work: 480.503.6625 | Email: Stephanie.Bubenheim@gilbertaz.gov

Mon-Thurs, 7:00am - 6:00pm | Closed Fridays
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From: Aaron Liddie

Sent: Sunday, June 10, 2018 9:50 PM

To: Stephanie Bubenheim

Subject: 1839 S 142nd St. Administrative Use Permit (AUP18-08)

Hello Stephanie,

I recently received a notice regarding the above mentioned permit for a proposed secondary
dwelling unit for the Hairs. I am emailing you to voice my concern and discourage the approval
of this permit.

The first reason for my disapproval is that I purchased a home in an area zoned for SF-43 so that
my family could enjoy the open space and the privacy afforded to this zoning. The proposed
structure would be in conflict with this purpose.



My second concern deals with the long term purpose of this secondary dwelling. I am empathetic
to the idea of providing a home for the Hair's parents. But my concern lies with who lives in this
home after that. I disapprove of this home becoming a rental property. This would bring
consistent turn over that negatively affects its neighbors. Additionally, the proposed dwelling
shares a private road with several neighbors that requires cooperation. A renter has less incentive
to cooperate with the needs of the road or their neighbors.

My last concern is that if this second dwelling is approved with separated utility meters, there
will be nothing to prevent the property owner to subdivide the lot with the county and sell the
homes separately. Once the home is built, there isn't much in the way of enforcement to prevent

this.

If we allow one neighbor, for all intents and purposes, to change the zoning; what right would we
have to prevent another neighbor to do the same. A couple of neighbors see the benefits of
requesting a secondary dwelling use permit and our SF-43 zoning isn't SF-43 anymore.

Please feel free to share any details that I am missing that could sway my opinion. I would also
like to know the results that come from the Zoning Administrator decision.

Kind Regards,

Aaron Liddle
|

From the Gilbert Green Team: Please consider the environment before printing this email.

Under Arizona Law, email to and from public entities may be public records subject to release
upon request. This message (including any attachments) contains information intended for a
specific individual and purpose. If you are not the intended recipient, please notify the sender
immediately by either reply email or by telephone and delete this message from your system.

<AUP18-08 NOD Hair Secondary Dwelling 6.11.2018.pdf>



Steehanie Bubenheim — ————

From: Stephanie Bubenheim

Sent: Tuesday, June 12, 2018 5:03 PM

To: ‘85295 AZ

Subject: RE: Hair Secondary Dwelling Unit - 139 S. 142nd St; Administrative Use Permit
(AUP18-08)

Mr. and Mrs. Mellberg,

Thank you for voicing your concerns about the proposed secondary dwelling unit at 1839 S. 142™ St. The town
welcomes all comments from the community as part of the public notification process.

To address some of your concerns, the request for a secondary dwelling unit does not change the zoning of a

property. A secondary dwelling unit is permitted subject to approval of an Administrative Use Permit in any single-
family zoning district subject to specific requirements that must be met per LDC 2.106.D. One of these requirements is
utility services must be provided through the principal dwelling. This condition is required in order to prohibit a future
lot split and creating two separate properties. In this case 1839 S. 142™ Street is complying with this regulation and will
not be able to split the property in the future because it will create two non-conforming lots. Any secondary dwelling
unit is permitted to be a rental property, much like any single-family property is permitted to be a rental property or to
be used as a short-term rental in the town. For the subject site, SRP service will be coming from the principal dwelling,
the current utility service is on the north side of the principal dwelling. The current service panel for the principal
dwelling is non-conforming per SRP because it is located within a carport, SRP is requiring the panel to be relocated but
the same panel will be used.. Water service for the secondary dwelling will also be coming from the same service as the
principal dwelling.

| appreciate your concerns and | also highly suggest voicing your concerns to your neighbor to see if there might be a
compromise that could be met.

Stephanie Bubenheim

Planner Il | Development Services | Town of Gilbert

90 East Civic Center Drive | Gilbert, AZ 85296

Work: 480.503.6625 | Email: Stephanie.Bubenheim@gilbertaz.gov

Mon-Thurs, 7:00am - 6:00pm | Closed Fridays
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From:

Sent: Sunday, June 10, 2018 10:06 PM

To: Stephanie Bubenheim

Subject: Hair Secondary Dwelling Unit - 139 S. 142nd St; Administrative Use Permit (AUP18-08)

Re:
Hair Secondary Dwelling Unit - 139 S. 142nd St.
Administrative Use Permit (AUP18-08)



Dear Stephanie Bubenheim,

I am writing to express my concerns regarding the secondary dwelling unit that has been requested for the
above listed location. I am concerned that the plans included for this property make changes to change the
zoning density of "Single Family-43".

I am concerned that this site could be subdivided in the future or at very least used as a multifamily dwelling. I
am concerned that with the size of the planed Secondary Dwelling, that it will be used as a rental for a separate
family, or converted to the primary dwelling and the Primary used as the rental. I am also concerned that in the
future this parcel might be subdivided and sold as separate lots even though they are zoned as SF-43.  When I

purchased my current property at NN my intent was to live in a community where houses were
developed on larger lot sizes of at least one acre, and this increases the density for the SF-43 zoning. This

increase in density to this property will decrease the value of all adjacent properties.

I also would like to inquire about the proposed "SRP Electric Panels" listed on the proposed site plan. It
appears that the proposed plans include different meters for each unit as well as a proposed city water
connection for the secondary dwelling. It is my understanding that "all utility services for accessory structures
must come from the primary structure's utility connection." This further validates my concerns for this site
being used as a Multi-Family residence rather that Single Family as per current zoning code.

I would like to request that the council denies the Administrative Use Permit that is being requested.
Please feel free to contact me with any further questions or concerns.

Sincerely,
Ben and Karley Mellberg



AP18-02 Hair Secondary Dwelling Unit
o Attachment 6: AUP18-08 Project Narrative
Project Narrative August 1, 2018

Constructing a secondary dwelling on existing property located at: 1839 S. 142" Street, Gilbert
for my elderly parents to occupy full time. (already zoned for SF-43)

General Plan

We want my parents to join the family-oriented community with a small town atmosphere. There is no doubt
that the population will continue to increase in Gilbert and we want my parents to be a part of that. We also plan
to have them donate time back to the community as they are able.

Policy 1.1 (Goals and Policies)

“New developments should strive to achieve highly articulated architecture (composition of individual pieces
with relationships to one another), efficient site design, sustainable landscaping {water conserving/heat island
reduction/cost effective), creative signage and energy efficient lighting.”

e Proposed house will be a one story with basement to not block the view around the neighborhood.
¢ Proposed house will have similar exterior to match original existing home

Policy 2.2
“Respect the character of land use areas designated for large lot development that accommodates a semi-rural
lifestyle through preserving view corridors, dark sky (reduction of outdoor light pollution) and architecture.”

e Proposed house and garage parking with be included within existing property lines
(not viewed on adjacent street)

e Proposed house will look similar in construction to existing house i.e. red brick and white siding--
for exterior views to meet the city’s request for planning, water conservation, sustainable
landscaping and energy efficient lighting.

e Using irrigation for any lawn and trees to save city water.

Policy 3.3
“Encourage use of the most energy efficient systems on doors and windows and employ energy efficient

methods for cooling/heating and water systems on new and retrofitted houses mstall new and remodeling
construction projects.”

e Proposed site will have energy efficient systems to keep with the city’s policies and make it more cost
effective for both of us, doors, windows, heating/cooling.

Policy 3.5

“Encourage developers to avoid the predominance of garages by providing mitigation measures such as: placing
garages considerably recessed from the front plane of the house, designing side entry or tandem garages or
integrating their design into the architectural style of the house.”

e (arage will be placed away from front of the existing property and enclosed by accessible gate.
(this also is in line with the zoning requirements)

e Top of house will only be seen from “private” street thora fare adjacent to 142™ Street.




igolicy 53
“Encourage projects to protect the privacy of adjacent single family residential uses through effective placement
of landscape buffers, screening, shielded light fixtures and other mitigation measures.”

e Replacing existing very, very old chicken fencing with attractive block that matches
other areas on the existing on property (north side) on private street
e Adjacent properties will have a much more attractive area to view out their windows, and
will cut down the animal debris odor and hopefully scorpions

Policy 9.3
“Encourage substantial landscaping in public and private projects to maintain a heavily landscaped feel to

the community while utilizing drought tolerant plant materials and reclaimed water to irrigate planted areas to
reduce the consumption of potable water.”

e Existing property has landscaping i.e., grass, drought tolerant trees. The proposed house will be
removing a large area of grass which will also reduce water consumption once built.

6.4 Planning Guidelines (E)

“Lighting for each type of land use is specific in its nature and requires creativity and sensitivity to other
adjacent land uses. Encourage conservation of dark sky when designing lighting for projects. By using different
types of illumination, specific environments can be created without compromising safety. Lighting design for
all projects should be energy efficient, durable, and adequate in quantity and quality, not produce light pollution
or trespass and utilize energy efficient lighting fixtures.”

e New build will have energy efficient, durable and quality efficient lighting fixtures which will
not cause issues for our new neighbors or light pollution. We want this family home to be
as cost effective as possible for my parents to make retirement costs easier and happier to be so
close to their grandchildren.




